CITY OF LOMA LINDA

CITY COUNCIL AND PLANNING
COMMISSION GENERAL PLAN PUBLIC
HEARING & WORKSHOP

The City of Loma Linda has prepared a comprehensive update of the City’s General Plan in conformance
with applicable California state laws. The goal of the General Plan is to provide guidance and direction for
future development and economic stimulus to meet the needs of the residents, business community, and all
statutory requirements. The purpose of this joint public hearing and workshop is to further study the
proposed policies in the Draft General Plan for the Hillside Designation and other, related policies.
The joint public hearing and workshop are part of a regular City Council Meeting Agenda and the
session will begin at 7:00 p.m. or as soon thereafter as the matter may be conveniently heard.

CITY COUNCIL AND PLANNING COMMISSION
JOINT PUBLIC HEARING & WORKSHOP
JANUARY 11, 2005, AT 7:00 PM
COUNCIL CHAMBERS, 25541 BARTON ROAD

)

Introductions and Overview of the Draft General Plan Hillside Designation by Staff

2. Public Hearing and Presentations
a. The Loma Linda Conservation Society’s Position on Development in the Hills
b. Deer Park, LLC - Potential Master Development Plan for the South Hills Area
c¢. Public Testimony and Discussion

3. Summary and Conclusions

For further information about this workshop and/or the General Plan Update Project, please contact the
Community Development Department at (909) 799-2830.
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COUNCIL AGENDA: January 11, 2005

TO: City Council and Planning Commission

VIA: Dennis R. Halloway, City Manager

FROM: Deborah Woldruff, AICP, Community Development Director
SUBJECT: | GENERAL PLAN UPDATE PROJECT - The project is a

comprehensive update to the City’s General Plan document (text
and maps) that will set policy and guide the City’s development
over the next twenty years. Areas directly affected by the update
project include all properties located within the City’s corporate
limits, and properties within the City’s Sphere of Influence in the
County unincorporated areas generally east and south of the City
limits to the Redlands City limits and Riverside County Line.

RECOMMENDATION

The recommendation is that the City Council and Planning Commission review the Hillside
g Designation (portion - Land Use Element 2.0) of the Draft General Plan (October 2004).

The City Council Public Hearings Schedule for the General Plan Update Project calls for a joint
public hearing and workshop with the Planning Commission to review the Draft Hillside
Designation. Staff recommends that public testimony be limited to the topic at hand and that no
testimony be taken on issues that have not yet been heard by the City Council.

A copy of the Draft General Plan (October 2004) was previously distributed to the City Council.

BACKGROUND

On December 12, 2004, the City Council continued the Transportation And Circulation Element
(6.0) and CMP Traffic Impact Analysis (TIA) to the February 22, 2005 City Council Meeting
when all five members would be in attendance to discuss the items. Because the continuance
changed the City Council Public Hearings Schedule, a revised copy (Revised December 15,
2004) is available in Attachment A.

Background information on the Hillside Designation is contained in the Analysis section of this
Staff Report.
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Further information on the General Plan Update Project (i.e., background information, analysis,
environmental, fiscal impacts) is available in the October 12, 2004, November 16, 2004,
December 7, 2004, and December 14, 2004 City Council Staff Reports (Attachment B).

ANALYSIS

Many people in Loma Linda and the East Valley enjoy the South Hills as a recreation and open
space area. The South Hills is the largest, and one of the last remaining open space areas in the
City and its value cannot be calculated. However, the properties in the South Hills also have
value to the various landowners in terms of property investment and future development
potential. These conflicting views have resulted in much controversy regarding how the South
Hills should be used and developed. As a result, the goals and policies in the Land Use Element
for use of the South Hills Area have gone through several revisions since the preparation of the
first Draft General Plan. The first draft of the General Plan divided the South Hills area into three
designations: East Hills (0.1 to 1 du/ac); West Hills (0.1 to 2 du/ac); and, Hillside Conservation
Initiative Area (1du/5 ac). This version was not well received by the landowners because they
felt the policies were too restrictive. A workshop was held on April 19, 2004 in an effort to
resolve the controversy and establish goals and policies that would provide some middle ground.
The Hillside Mixed-Use Designation was prepared based on the comments and information
received during the workshop. However, the Hillside Mixed-Use Designation was not well
received by those who favor preserving the hills for recreation and open space.

To address the concerns of all parties, staff and the General Plan consultant revised the Hillside
Mixed-Use Designation and renamed it the Hillside Designation. Two alternatives (Alternatives
1 and 2) were also prepared and are generally described, as follows:

2.2.3 Hillside Designation (June 2004) — The least restrictive proposal that provides some
development opportunities to land owners and developers.

Alternative 1 - The original text that was proposed in earlier versions of the Draft General Plan.
This version includes a slope/density formula and is more restrictive than the Hillside
Designation (June 2004) but less restrictive than Alternative 2.

Alternative 2 — The proposal would result in very rural, extremely low-density residential
development in the South Hills. No clustering would be allowed in the hillside. It assumes that
the bench would be developed with five units/acre. The balance of the South Hills would be
developed as rural residential with no clustering. This version is the most restrictive of the three
Hillside Designation proposals.

Copies of the Hillside Designation (June 2004), Alternative 1, and Alternative 2 are available in
Attachment C for reference and the convenience of the City Council and Planning Commission.

The Planning Commission is very sensitive to the concerns of the community and also aware that
appropriate General Plan policies for the South Hills Area are key to maintaining a balance

between hillside and open space preservation and future development. Given the importance of

the South Hills to the community, the Planning Commission and stafl came to the conclusion
that a joint meeting with the City Council was needed to address these important policy issues. In

i
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Autumn 2004, the Planning Commission requested a joint meeting that was scheduled for
January 11, 2005.

For conducting this joint public hearing and workshop, staff suggests that the City Council and
Planning Commission use the following format:

1. Introductions and Overview of the Draft General Plan Hillside Designation by Staff

2. Public Hearing and Presentations
a. The Loma Linda Conservation Society’s Position on Development in the Hills
b. Deer Park, LLC - Potential Master Development Plan for the South Hills Area
c. Public Testimony and Discussion

3. Summary and Conclusions

ATTACHMENTS

A. City Council Schedule for Public Hearings (Revised December 1, 2004)
B. October 12, 2004, November 16, 2004, December 7, 2004, December 14, 2004 City Council

Staff Reports (previously distributed)
C. 2.2.3 Hillside Designation (June 2004), Alternative 1, and Alternative 2

I\General Plan Update\Staff Reports\CC 01-11-05r.doc
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ATTACHMENT A

General Plan Update Project
City Council Schedule for Public Hearings
(Revised December 15,2004)

The following schedule for City Council public hearings on the General Plan Update Project was

revised on December 1, 2004:

November 16, 2004

December 7, 2004
December 14, 2004
January 11, 2005
January 25, 2005
February 8, 2005

February 22, 2005

March 8, 2005

Introduction to General Plan Elements (1.0)
Economic Development Element (4.0)
Noise Element (7.0)

Housing Element (5.0)
Public Services and Facilities Element (8.0)

Continued to February 22, 2005

Hillside Designation (portion — Land Use Element),
Joint Public Hearing/Workshop of the City Council
and Planning Commission

Conservation And Open Space Element (9.0)
Public Health And Safety Element (10.0)

Land Use Element (2.0)
Community Design Element (3.0)

Transportation And Circulation Element (6.0)

CMP Traffic Impact Analysis (TIA)

Draft Final Program Environmental Impact Report
(FEIR) (with Response To Comments)

General Plan Implementation Programs (11.0)
Certify Program FEIR, Adopt General Plan,
Approve TIA

The schedule pairs the controversial elements and related environmental documents with
elements that do not appear to be controversial. Also, some additional components related to
public testimony may need to be incorporated into the schedule as the project moves forward

through the public hearing process.

1\General Plan Update\Siaff Reports\GPUP CC Sched Ri2-15-04.doc
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2.2.3 HILLSIDE DESIGNATION (JUNE
2004), ALTERNATIVE 1, AND
ALTERNATIVE 2




2.2.3 HILLSIDE DESIGNATION
(FORMERLY HILLSIDE MIXED-USE — REVISED)
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Implementing Policies

a. Encourage a mixiure of dwelling sizes, layouts, and ownership types (consistent wlth the
corresponding land use designation and density ranga), especially within large-scale residantial
development projects, in order to provide housing opportunities for a range of incomes and

households.

b. Residential neighborhoods should exhiblt a complementary variety of dwelling setbacks and
placement on the lot, and lot pattemns that reflect the existing topography.

G. Where residantial infill development is proposed, ensure that the density Is compatible with the
existing residential neighborhood.

d.  Provide every multifamily dwelling unit with & usable private garden area, yard, patio, or
balcony.

e. Require that new resldential development provide for construction of infrastructure and
pravision of open space and/or construction of recreational facilities in order to reduce the
public cost associated with such uses.

1. Aliow gated communities as long as infrastructure is built o typical City standards.

2.2.3 Hillside Designation U, .

The steeprniess and visual prominence of the City's hiliside area create a unlque challenge for
managing future davelopment and the protection of the area’s natural environment. Much of the
southern hillside's steep slopes are highly visible the within the valley portlans of Loma Linda and
beyond. In additon, the hillside areas in the southarn portion of Loma Linda retain & sense of
openness and natural beauty that Is increasingly rare in Southem California.

Loma Linda’s hillside arcas make a signiilcant contribution to the community, including the provision
of open space, scanic beauty, wildlife habitat, and recreational opporiunities. Residential and other
uses within this area can offer a varlety of amenities (e.g., views, rural character, and privacy) that are
not typically avallable in flat land subdivisions: however, improperly planned development can destroy
tha very amenities that people seek as the benefits of hillside living. Appropriate standards for hillside

are therefore needed to:

e Preserve the cormmunity's scenic beauty and
sensitive biclogical habitats and linkages;

» Protect the publlc health and safety from the
potantial for erosion and slope falluras,
increased downstream runoff and flooading, fire
hazards;

< Avoid high utility and public service costs; and

+ Ensura safe access for emergericy vehicles.

The Hillside dasignation is intended to provide a_
flexible approach to futurs development and
environmental management of the City's hillside

areas, recognizing that pursuit of one objective can,
at times, conflict with achievemnart of other objectives. For example, restricting development on’

slopes greater than 35 paercent to prevent erosion and slope failuras and to preserve the area's

" N

Reslidences In the hills of Loma Linda

T-084
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natural character can also result in the placement of dwellings within sensitive habitat areas.
Similarly, reducing developmernt density within hillside areas can lead to a scattered pattern of
houses. Increasing loss of open space and scenic views, as well 8s causing fragmentation of open
space and habitat areas. The following policies are intended o ensure that the benefits of hillside
development are achieved while at the same time protecting tha City's natural environment.

2.2.3.1 Guiding Policy for Hillside Development

Permit controlled development of an appropriate range of uses that willk:

« Enhance enjoyment of Loma Linda's hillside resources by future hillside residents and the
general public;

« Result in the developmant of prestigious residential communitiss that take advantage of, rather
than merely replace, the area's natural character;

« Protect the ares's natural character, sensitive environmental features, and public health and
safety;

« Ensure that the design/layout of future hiliside development adapts fo the natral hillslde
topography and maximizes view opporturities 1o, as well as from the development; and

. Efficiently provide nfrastructure, utilities, and public services within the blliside area.

Implementing Policies
a. The anticipated rmaximum residential development density shall be as shown In Tabla 2.B.

Table 2.B: Anticipated Maximum Residentlal Build Out

Toovioon o Ares e | nticipaied Macimum Density;
Bench Areas North of Toe of Slope 5 du/ acre

Areas South of Toe of Slope not Subject to Hillside Initiative 2 dwacre

Areas Subject to Hillside initiative 1 duw/10 acres

Achievement of the anticlpated maximum residential build out cited above s not guaranteed; the
1 actual yield of any devalopment will be the result of a site design that is consistent with Generat

Plan policies, and based upon:

» Sita-specific physical characteristics;

s The need for mitigation or avoidance of impacts o biological habhats;

« The environmental sensitivity of proposed site design, grading, and type of construction;
« Available on-site and off-slte access; and

« Tha ability of the proposed project 1o avoid impacts on other properties.

Consistent with these principles, allowabla density may be fransferred from arsas subject to City's

| hillside initiative 1o other areas designated "Hillside! at a rate of two dwaeliing units for each ten . - - peteted: n ]
acres within the hillside initiative area that are placed in permanent open space. T _(DG, el mbod - use arean ]

Chapter 2.0 Land Use Element 2-8
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Development on lands that are subject to the City's hillsids Initiative shall be consistent with the=- - - -[Formamed: Bullets and Numbering ]

oo

i provisions of the initlative in addition to the provislons of the General Plan, the Hillside

| designation, _and_ applicable zoning, _whichever are more restrictive. It _is_ specifically__ . - | Deleted: Mixad-Use )

acknowledged that a project that maets applicable development policies might not achieve the
i ‘ maximurn allowabla developrent intensity for the site.

| d. Davelopment should be clusterad in the less sensitive and more developable portions of the
site as a means of preserving the natural appearance of area hillsides, open space, and
habitats. Under this concept, dwelling units and other forms of development would be grouped
in the more lavel and less environmentally sensitive portions of the site, whlle steeper and more
anvironmentally sensitive areas are preserved in a natural state. The effect of permitted
clustering is to preserve natural open space, enhance the protection of sensitive environmental
resources within a development project, and facllitate tha permanent protection of key natural
foatures, such as steep slopes, blological habitats, ridgelines, and scenic areas. Clustering i8
not fo be used to increase the maximurmn allowable denslty of a development site beyond that
which Is otherwisa permitted by the General Plan and applicable zoning regulations. While the
averall total number of dwelling units permitted by the General Plan for a project area may not
be exceeded, Individual clusters of development within portions of a site may be permitted that
would otherwise exceed the densitles shown. in Table 2.B for areas outside of the Hillside
Initiative Area. Wihhin areas subject to the Hillside Initlative, clustering of development is
ancouragad consistent with the pravisions of the Initiative.

» Within clustered development sites, development may be sited on mass graded pads,
provided that the overall project resulis in the permanent preservation of large blocks of
natural open space. Where individual clusters of development will exceed 100 to 200
dwelling units in size, such clusters should be separated from each other by natural open
space, rasulting in an interwoven mosaic hatural and developed land.

« Adaquate legal provisions shall be made to ensure the preservation of open space areas in
perpetuity.

= When viewed from the valley floor to the north, clustered subdivisions should have no
greater visual impacis than would a non-clustered developrment.

Permit commerclal, commercial recreation and recreational development as secondary, supports - - - { Pormatted: Bullets and Numbering ]
uses within large-scale planned communities. :

| 1 The Inclusion of recreational amerities within residential developments, such as developed
active and passive parks, tralls, and recreation centers, to create amenities for project residents
is encouraged. Commercial recreational amenities, such as golf courses, tennis clubs, sports
flalds, and spors fraining feciiies are also encouraged where they are compatible with the
area's natural environment. In exchangs for the creafion of such amenities, the developrment
density that would otherwise accrue to these recreation lands may be utilized for residential

development elsewhere within the praject.

| o Commercial uses, such as neighborhood-sarving retail and professional services and visitor-
serving commerclal (e.g., hotels, restaurants, efc.) may be permitted within a planned
community setling. The maximum development intensity for such uses shall be a floor area
ratic of 0.30. The area devoted 1o such commercial uses shall not be counted as part of the
Jand area used 1o calculate maximum allowable developmant density.

l b. Development shall, 1o the extent feasible, avoid “primary ridgelines,” which are defined as the
area within 50 vertical feet of the highast point of a ridgefine that forms a backdrop against the
sky when viewed from the area near the Campus Plaza. Development shall also, 1o the extent
feasible, avoid impacts on riparian vegetation within “canyon bottoms,” which are defined a3 the
land occurring within 50 feet of elther side of a line referred to as a “blue lIne stream” as

| e
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? designated on a U.S. Geological Survey (USGS) map. Where impacts to such riparian
! vagetation are unavoidable, appropriate mitigation shall be provided.

i The visual intrusiveness of new development when viewed from the area near the Campus
Plaza shall be minimized. Rather than relying on substantlal landform modification to creata
artificial buflding pads, new development within the hillside initiative area that will be visible from

the valley araas to the north shall be designed and sited to best fit with the hillside’s natural
contours.

| i When clustered development is used, site the developmant in order to malintain visual open

space throughout the development, and preserve the undeveloped portion of the land as open
space In perpetuity.

| k Manufactured slopes shall be landform graded, except within badrock, where manufactured
slopes in excess of 20 vertical feet feasibly cannot pe avoided. "Landform grading” Is a contour
grading method which creates artificial slopes with curves and varying slope ratios In the
horizontal and vertical planes designed to simulate the appearance of surrounding natural
terraln (as illustrated below), Grading plans shall identify which slopes are to be landform
graded and which are to be conventionally graded.

This Neot This
Fiiaisnient ————
Varlery in Seranghi slops
rndulitivg alupe bank heighter
bank s mnndhm%v af *

rnadveay

pleasing
inndscape

roudaenpe

| L Ensure ongolng maintenance of manufactured slopes in order to protect public health and- ( Pormatted: Bullets and Numbering )
safety.

| m.  Site new development so as to maximlze the permanent preservation of large blocks of
unbroken open space and o minimize the loss of habitet, wildlife, and watershed resources,

l . Where the post-grading condition results in grades exceeding 10 percert, site dasign should:

«  Allow for different lot shapes and sizes;

s Utllize varying setbacks, stnicture heights, innovative building techniques, and retaining
walls to blend structures into the terrain;

e Retain outward views from the maximum number of units while maintaining the natural
character of the hillside;

. Proserve vistas of natural hilisida areas and ridgelines from public places and sireets; and

. Preserve existing views and allow new dwellings access 1o views similar to those enjoyed
from existing dwallings.

o. Streets that are located outslde of mass graded pads should follow the natural contours of the~ -~ - -@mm, Bullets and Numbering ]
hillside to minlmlze cut and fill wherever feasible. Streets may be split into parallel one-way
streets (thereby effectively functioning as a two-way street with a median) in steeper areas
minimize grading and bland with the terrain. Cul-de-sacs or loop roads are encouraged whare

Chapter 2.0 Land Use Element 2-10
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necessary 1o fit the terrain, On-street parking and sidewalks may be eliminated, subject to City
approval. to reduce requlired grading.

| b The overall scale and massing of struciures shall respect the natural surroundings and unigue
visual resources of the area hy incorporating designs which minimize bulk and mass, and
minimize visual Inirusion on the natural landscape.

[ Q. The interface between new davelopment and natural open space should be designed to
provide a gradual transition from manufactured areas Into natural areas. By extending fingars of
planting into existing and sculptured slopes, the new landscape should blend In with the natural
vegatation.’

Use of altamnative infrastructure (e.g., seplic systems) may be permittied in areas where
municipal systems feasibly cannot be extended. The cost of sither altarnative infrastructure or
the extension of municipal systams shall be the responsibliity of the developer.

A

2.2.4 Employment-Generating Land Use Designations

The Genoeral Plan identifies five employment-generating types of land use that provide a broad range
of employment opponunities for the community: commerclal including various types of hotels, offlce,
business park, health care, and industrial. Permitted maximum land use intensities ara givan for each
designation. These maximum intensities are stated as
maximum fioor area ratios (FAR). FAR is determined
by dividing the total proposed bullding area (square
teet) of a development project by the square footage
of tha development site prior to any new dedication
requiremnents. Achievement of this maximum is
neither guaranteed nor implied by this General Plan.
The final density achieved by any particular
development Is dependent upon the development
design/layout; any physical, gecloglcal, or environ-
mental constraints that might be present within the
site: available infrastructure and services; and other
factors. Development standards established in the
Loma Linda Municipal Code may also limit attainment
of the stated maximurm allowable densitles.

2.2.4.1 Commercial Land Use (Maximum 0.5
FAR)

The Intant of the commercial designation is to provida
for the shopping and commercial service needs of the
residentlal community, the workers who are employed
within Loma Linda, and those who visit the city, such
as to recelve health care. Examples of the intended
nature of development within the commercial
category include shopping centers, In-ine shops,

Auto sakes are considersd a commerclal use

' s intendad that the transltion between manutectured areas and natural areas ocour sufficiently beyord
residential structures so as to permit the development to meet applicable Fire Department brush clearance

requirements.

Chapter 2.0 Land Use Element 2-11

See Mﬁ%@&a}@%ﬂ@ |
( Asernaives L and )




HILLSIDE DESIGNATION
(ALTERNATIVE 1)




Aug—IY"Dd 08:5%am  From-LSA Associates V + T-094  P.008/03Z  F-GOG

Loma Linda General Plan
Land Use Element

‘ 223 Hillside Designation (Alternative 1)

The steepness and visual prominence of the City's hillside area create a unique challange for
managing future development and the protection of the area's natural environmant. Much of the
southern hilside’s steep slopes are highly visible the within the valley portions of Loma Linda and
beyond. In addition, the hiliside areas in the southern portion of Loma Linda retain a sense of
opehness and natural beauty that is increasingly rare in Southern California.

Loma Linda's hillside areas make a significant contsibutlon o the community, Including the provision
of opsn space, scenic beatry, wildlife nabitat, and racreational opportunities. Residential and other
uses within this araa can offer a variety of amenities (e.q., views, rural character, and privacy) that are
not typlcally available in flat land subdivisions; howevar, improperly planned development can destroy
the very amenities that people seek as the benefits of hillside living. Appropriate standards for hillside

ara therefore needed to;

T

«  Preserve the community’s scenlc beauty and
sensitive biological habitats and linkages;

« Protact the public heaith and safety from the
potential for erosion and slope failures,
increased downstream runoff and floading, fire
hazards;

»  Avoid high utllity and public service costs; and

= Ensure safe access for emergency vehicles.

The Hillside designation is intended to provide a
flexible approach to future development and
environmental management of the City's hillside
areas, recognizing that pursuit of one objective can,
at times, conflict with achlevement of other objectives. For example, restricting development on
| slopes greater than 35 percent 1o prevent erosion and slope fallures ard to preserve the area’s
1 natural character ¢an also rasult in the placement of dwellings within sensltive habitat areas.
i Similarly, reducing development density within hillside areas can lead 1o a scattered pattem of
|

e[dcnccs in the hiifs of Loma Linda

houses, Increasing loss of open space and scenic views, as waell as causing fragmentation of open
space and habitat areas. The following policles are intended to ensure that the benefits of hillside
development are achieved while at the same time protecting the City's natural environment.

‘ 2.2.3.1 Guiding Policy for Hillside Development {Alternative 1)

Permit controllad development of an appropriate range of uses that will:

Enhance enjoyment of Loma Linda’s hillside resources by future hillside residents and the
gensral public;

« Hesult in the development of prestigious rasidential communities that take advantage of, rather
than merely replace, the area’s natural character;

Protect the area’s natural character, sensifive environmental features, and public health and
safety;

Chapter 2.0 Land Use Element 2-37
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; .  Ensure that the design/layout of future hillside development adapts to the natural hillside
l topography and maximizes view opportunities to, as well as from the devalopment; and

o Efficiently provide infrastructure, utilities, and public services within the hillside arsa.

! implementing Policies )
a.  The anticipated maximum residential development density shall be as shown in Table 2.B.

Table 2.B: Anticipated Maximum Resldential Build Out

- - PE——— T 1 — \,—(;Dcletzd:t\rea j
] C e, o Actugl Slopg: ..l i|LL Anticipated Madmurmy Density - -
‘ 0= ]‘Q%, , - 5 du/ acra = . L { Dal(@d: Bench Areas North of Tue J
S ey Sy B 5L R - of Slope
10,1 > 25% 2 du/acre - S
_._..>_...9:_ e e P . .. dace | oo { Daloted: Areas South of Tos of
25.1 = 35% 1 dwSac Slope not Subject i Hillalde Initiative
| 8i%andover .. .. ... ooo--oooobonn 1du/10acres . . . - 7 Deleted: Areas Subject to Hilside
Indtiative
Achlavement of the anticlpated maximum residential build out cited above ls not guaranteed; the
actual yield of any development will be the result of a site design that is consistent with General
Plan policles, and based upon:
- Sie-spacliic physical characieristics;
« The need for mitigation or avoidance of impacts 1o biological habitats;
« The environmental sensitivity of proposed slte design, grading, and type of construction;
+ Available or-site and off-site access; and
« The ability of the proposed project to avold impacts on other propertles. -
Consistent with these principles, allowable density may be transferred from areas subject to City's
hillside initiative 1o other areas designatad “Hillside” at & rate of two dwelling units for each ten
acras within the hillside inltiative area that are placed In permanent open space.
, b. Development on lands that are subject to the City's hillside initlative shall be consistent with the
’ provisions of the Initlative in addition to the provisions of the General Plan, the Hillside i
designation, and applicable zoning, whichever are more restrictive. It is specifically ’
acknowledged that a project that meets applicable development policies might not achleve the
maximum allowabla developrnent intensity for the site.
| c.  Development shall be clustered in the less sensitive and more developable portians.of the site . - -{eleted: snould )
as a means of preserving the natural appearance of area hillsides, open space, and habltats. '
| Under this concept, dwalling units and other forms of davelopment arg 1o be grouped in the __ - »-[Deleeed: would

more level and lass environmentally sensitive portions of the site, while steeper and mare
environmentally sensitive areas are preserved in a natural state. The effect of permited
clustering is to preserve natural open space, anhance the protection of sensitive environmental
resourcos within a development projact, and facilitate the permanent protection of key naturai
features, such as sleep slopss, biological habitats, ridgelines, and scenic arsas. Clustering is
not 1o be used to increase the maximum allowable density of a development site peyond that
which Is otherwise permitted by the General Plan and applicable zoning regulations. While the
avarall total number of dwalling units permitted by the General Plan for a project area may not
be exceeded, Individual clusters of development within portions of a site may be permitted that

Chapter 2.0 Land Use Element 2.38
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would otherwise exceed the densities shown in Table 2.B for areas outsida of the Hillside
Initistive Area. Within arsas subject to the Hillside Initiative, clustering of development Is
encouraged consistent with the provisions of the Inftiative.

«  Within clustered development sites, developmert may be slted on mass graded pads,
provided that the overall project results in the permanent preservation of large blocks of
natural open space. Where individual clusters of development will exceed 100 to 200
dwelling units In size, such clusters should be separated from each other by natural open
space, resulting in an interwoven mosaic natural and developed land.

= Adequate legal provisions shall ba made to ensure the preservation of open space areas in
perpetuity.

« When viewed from the valley floor to the north, clustered subdivisions should have no
greater Visual impacts than would a non-clustered development.

Permit commerclal, commercial recreation and recreational development as secondary, support
uses within large-scale planned communities. '

The incluslon of recreational amenlties within residential developments, such as developed
active and passive parks, trails, and recreation centars, to create amenities for project residents
is encouraged. Commercial recreational amenities, such as golf courses, tennis ¢lubs, sports
fields, and sports training facilites are also encouraged where they are compatible with the
area's natural envirenment. In exchange for the creation of such amenlties, the development
density that would otherwise accrue to thesa recreatior jands may ba utilized for residential

development elsewhere within the project.

Commercial uses, such as neighborhood-serving retail and professional services and visitor-
sarving commercial (e.g., hotels, restaurants, etc.) may be peumitted within a planned
community setting. The maximum development intensity for such uses shall be a floor area
ratic of 0.30. The area devoted 1o such commerclal uses shall not be counted as pan of the

land area used to caloulate maximum alloyable egelopm nt denz’g. % B F " 4 oad ov Costo ‘F 44” ' {
3 gelings,” whi ‘

Development shall, tof fy %Miglg,‘avoid rima ch are defiried as the
area within 50 verticallfeet of the highest point of a ridgeline that forms a backdrop against the
sky when viewed fro » Development shall also, 1o the extent
feasible, avoid impacts on riparian vegetation within "canyon bottorns,” which are defined &s the
jand occurring within 50 feet of either side of a line referred 1o as a “blue line stream” as
designated on a U.S. Geological Survey (USGS) map. Where impacts to such riparian
vagstation are unavoidable, appropriate rmitigation shall be provided.

The visual intrusiveness of new devalopment when viewed frol

Slesa shall be minimized. Rather than relying on substantial landferm modification to create
artificial building pads, new developrnent within the hillside iniiative area that will be visible from
the valley areas to the north shall be designed and sited 1o best fit with the hillside's natural
contours.

When clustered developrment is used, site the development in order to malintain visual open
space throughout the development, and preserve the undeveloped portion of the land as open
space in perpetuity. ‘
Manufactured slopes shall be landform graded, except within bedrock, where manufactured
slapes in excess of 20 vertical feet feasibly cannot be avoided. "Landform grading" is a contour
grading method which creates artificial slopes with curves and varying slope ratios in the
horizontal and vertical planes designed to simulate the appearance of surrounding natural
terrain (as illustrated below). Grading plans shall identify which slopes are to be landform
graded and which are to be conventionally graded.
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k. Ensure ongoing maintenance of manufactured slapes in order fo protect public health and
safety.

L Sire new development so as 1 maximize the permanent preservation of large blocks of
unbroken open space and to minimize the loss of habitat, wildlife, and watershed resources.

m. Where the post-grading condition resuits in grades excaeding 10 percent, slte dasign should:

e Allow for different lot shapes and sizes;

»  Utilize varying setbacks, structure heights. innovative building techniquas, and retaining
walls o blend structures Into the terrain;

. Ratain cutward views from the maximum number of units while maintaining the natural
character of the hillside;

« Preserve vistas of natural hillside arsas and ridgelines from public places and streets; and

« Preselve existing views and allow new dwellings access to views simliar to those enjoyed
from existing dwellings. :

n. Streats thab-atertorrterromside-oiuass-graded-padss should follow the natural contours of the
hillside to minimiza cut and fill wherever feasible. Streats may be split into parallel one-way
streets (thareby effectively functioning as a two-way street with & medijan) in steeper areas to
minimize grading and blend with the terrain. Cul-de-sacs or loop roads are encouraged where
necessary to fit the terrain. On-street parking and sidawalks may be eliminated, subject 1o City
approval, to reduce réquired grading.

o. The overall scale and massing of structures shall respect the natural surroundings and unique
visual resources of the area by incorporating designs which minimize bulk and mass, and
minimize visual intrusion on the natural landscape.

p. The interface betwaen new development and natural open space should be designed to
provide a gradual transition from manufactured areas into natural areas. By extending fingers of
planting into existing and sculptured slopes, the new landscape should blend in with the natural
vegetation.’

g. Use of alternative infrastructure (e.g., septic systems) may be permitied in areas where
municipal systems feasibly cannot be extended. The cost of elther aliernative infrastructure or
the extension of municlpal systems shall be the responsibility of the developer.

]

1 It is intended that the transition between manufaclured areas and natural areas occur sufficiently beyond
residential structures go s to permit the development to meat applicable Fire Depanment brush clearance
requirernents.
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223 Hillside Designation_(Alternative 2: to be applied ta areag shove the
existing benches only. Lands on the existing benches would be designated Low
Density Residential.)

The steepness and visual prominence of the City's hillside area create a unique challenge for
managing future development and the protection of the area's natural environment. Much of the
southern hillside’s steep slopes are highly visible the within the valley portions of Loma Linda and
beyond. In addition, the hillside areas in the southern porion of Loma Linda retain a sense of
openness and natural beauty that is increasingly rare in Southern California.

Loma Linde’s hillslde areas make a signlificant contribution to the community, including the provision

of open space, scenic beauty, wiidiifa habitat, and recreational opportunities. Residential uses within_ _ .. - {Delated: and other

this area can offer a variety of amenities (e.g., views, rural character, and privacy) that ara not
typically avallabla in flat land subdivisians: however, improperly planned development can destroy the
very amenitlas that people seek as the beneiits of hillside living. Appropriate standards for hillside are

therefore needed to:

« Preserve the community’s scepic beauty and
sensitive blological habitats and linkages:

« Protect the public health and safety from the
potential for erosion and slope failures,
increased downstream runoff and flooding, fire
hazards;

« Avoid high utility and public service costs; and

. Ensure safe access for emergency vehicles.

The Hillside designation Is intended to provide for
ropriate management of the Clty's hillside areas,

The following policies are intended to ensure thal .

the benefits of hiliside development are achieved .

whils at the same fime pratecting the City’s natural environment.

2.2.3.1 Guidlng Policy for Hillside Development_(Alternative 2)
Penmit controllad development of rural density residential uses thatwill:

« Enhance enjoyment of Loma Linda's hillsida resources by future hilislde residenis and the
general public;

«  Result in the development of prestigious residential dwallings, that take advantage of, rather than
merely replaca, the area’s natural character; Lo

e  Protect he area’s natural character, sensitive environmental features, and public health and '
safsly;

« Ensure that the design/layout of fuiure hillside development adapts to the natural hillside
topography and maximizes view opportunities 1o, as well as from the development; and

- Efficiently provide infrastructure, utifitles, and public services within tha hillside area.
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Implementing Pollcies
b. The anticipated maximum residential development density shall be as shown in Table 2.B.
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Table 2.B: Anticipated Maximum Residential Bulld Out

L Ared

v

A .

Areas ot Stblect o Hillside Iniiative _ LdwSacres

1 dw/10 acres

Areas Subject to Hillside Initiative

Achievement of the anticipated maximum residential bulld out cited above is not guaranteed; the
actual yield of any development will be the result of a site design based upon:

Site-specific physical characteristics;
The need for mitigstion or avoidance of Impacts to biclogical habitats;
The onvironmental sensitivity of proposed site dasign, grading, and type of canstruction;

L

Avallable on-site and off-site access; and
= ‘The abliity of the propused project to avold Impacts on other properties,

Consistent with these principles, allowable density may be transferred from areas subject to City's
hillside initiative to other areas designated "Hillside™ at a rate of two dwalling units for each ten
acres within the hillsida initiative area that are placed In parmanent open space.

d. *Devetopment on lands that are subject to the City's hillside initiative shall be consistent with
the provislons of the initiative in addition to the provisions of the General Plan, the Hiliside ,
designation, and applicable zoning, whichever are more restrictive. It is specifically |
acknowledged that a project that meets applicable development policies might not achieve the
maxirmum allowable develapment Intensity for the site,, i

Development shall, to the extent feasibla, avoid “primary ridgelines,” which are dafined as the
area within 50 vertlcal feet of the highest point of a ridgeline that forms a backdrop against the
sky when viewed fromy Development shall also, 10 the extent
feasible, avoid impactf on riparian vegetation within “canyon boftoms,” which are defined as the
land occurring withif 50 feet of eitner side of a line referred to as a "blue line stream” as
designated on a LS. Geological Survey (USGS) map. Where impacts 1o such riparian
vegetation ars unavdigdable, ropriate mitigafion shall be provided,
o o YO TSR GRS (a5 teh n e
The visual Intrusiveness of new’development when viewed fr r%f
«Rlaza. shall be minimized. Rather than relying on substantial landtarm modification to create

artificial building pads, new devalopmenit within the hillside inftlatlve area that will be visible from
the valley areas 1o the north shall be designed and sited to best fit with the hillside's natural
contours, . o ) L
Manufactured slopes shall be landform graded, except within bedrock, where manufactured
slopas in excess of 20 vertical feet feasibly cannot be avoided. "Landform grading” is a contour
grading method which creates artificial siopes with curves and varying slope ratios in the
Rorizontal and vertical planes designed to simulate the appearance of surrounding natural
terrain (a5 illustrated below). Grading plans shall identify which slopss are 1o be landform
graded and which are 1o be conventionally graded.
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_‘% Development should be clustered in the less sensitive and more developable portions of the site
as a means of preserving the natural appearance of area hillsides, open space, and
habitats. Under this concept, dwelling units and other forms of development would be
grouped in the more level and less environmentally sensitive portions of the site, while
steeper and more environmentally sensitive areas are preserved in a natural state. The
effect of permitted clustering is to preserve natural open space, enhance the protection of
sensitive environmental resources within a development project, and facilitate the
permanent protection of key natural features, such as steep slopes, biological habitats,
ridgelines, and scenic areas. Clustering is not to be used to increase the maximum
allowable density of a development site beyond that which is otherwise permitted by the
General Plan and applicable zoning regulations. While the overall total number of dwelling
units permitted by the General Plan for a project area may not be exceeded, individual
clusters of development within portions of a site may be permitted that would otherwise
exceed the densities shown in Table 2.B for areas outside of the Hillside Initiative Area.
Within areas subject to the Hillside Initiative, clustering of development is encouraged
consistent with the provisions of the Initiative.

Within clustered development sites, development may be sited on mass graded pads, ;
provided that the overall project results in the permanent preservation of large blocks of ‘

natural open space. Where individual clusters of development will exceed4 00 to 200
dwelling units in size, such clusters should be separated from each other by natural

open space, resulting in an interwoven mosaic natural and developed land.

Adequate legal provisions shall be made to ensure the preservation of open space areas in
perpetuity.

When viewed from the valley floor to the north, clustered subdivisions should have no
greater visual impacts than would a non-clustered development.

Permit commercial, commercial recreation and recreational development as secondary, support
uses within large-scale plarined communities.

The inclusion of recreational amenities within residential developments, such as developed active
and passive parks, trails, and recreation centers, to,create amenities for project residents is
encouraged. Commercial recreational amenities, such as golf courses, tennis clubs, sporis
fields, and sports training facilities are also encouraged where they are compatible with the
area’s natural environment. In exchange for the creation of such amenities, the
development density that would otherwise accrue to these recreation lands may be utilized
for residential development elsewhere within the project.

Commercial uses, such as neighborhood-serving retail and professional services and visitor-
serving commercial (e.g., hotels, restaurants, etc.) may be permitted within a planned
community setting. The maximum development intensity for such uses shall be a floor area
ratio of 0.30. The area devoted ta such cammercial uses shall not be counted as part of the
land area used to calculate maximum allowable development density.
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h. Ensure ongoing maintenance of manufactured slopes in order to protect public health and
safely.

i. Site new development so as lo maximize the permanent preservation of large blocks of
unbroken open space and 1o minimize the loss of habitat, wildlife, and watershed resources.

i Where the post-grading condition results in grades exceeding 10 percent, site design should:
» Allow for different lot shapes and sizes,

« Utilize varying setbacks, structure heights, innavagve bullding techniques, and retaining
walls 1o blend structures into the terrain;

« Retaln owward views from the maximum numbet of units while maintalning the natural
character of the hillside;

» Presews vistas of natural hillside areas and ridgelines from public places and streets; and

« Presaerve axisting views and allow new dwellings access 1o views similar to those enjoyed
from existing dwellings. .

| k Streets should follow the_natural cortours of the hillside to_minimize cut and fli. wheraver

feasible. Streets may be split intc parallel one-way strests (thereby effectively funclioning as a
two-way street with & median) in steeper areas to minimize grading and blend with the terrain.
Cul-de-sacs or loop roads are sncouraged where necessary 1o fit the terrain. On-sireet parking
and sidewalks may be efiminated, subject 1o City approval, to reduce required grading.

I The overall scale and massing of structures shall raspect the natural surroundings and unique
| visual resources of the area by incorporating designs which minimize bulk and mass, and
minimize visual intrusion on the natural landscape.

m. The Interface between new development and natural open space should be dasigned to
provide a gradual transition from manufactured areas into natural areas. By extending fingers of
planting into existing and sculptured slopes, the new landscape shpuld blend in with the natural
vegetation. \

n. Use of altemative infrastructure (e.g., septic systems) may be permitted in arsas where
municipal systems feasibly cannot be extended. The cost of elther aliernative infrastructure or
the axtansion of municipal systemns shall be the responsibility of the developer.
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1 1 is imended that the transition between manufactured areas and natural aress oceur sufficiently beyond
residential structures so 89 to permit the development to mest applicable Fire Depariment brush clearance

requirermnents.
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